
LINCOLN/LANCASTER COUNTY PLANNING STAFF REPORT

_________________________________________________

for MARCH 1, 2006 PLANNING COMMISSION MEETING

PROJECT #: Annexation #05019
Change of Zone No.05085 Planned Unit Development 

Note: This is a combined staff report for related items.  This report contains a single
background and analysis section for all items. 

PROPOSAL: To annex approximately 41.7 acres. To combine the existing
Fallbrook Use Permit, Special Permit and Preliminary Plat into a
Planned Unit Development (PUD) for 1,767 dwelling units and
680,000 square feet of commercial. Change the zoning from AG, R-3,
B-2, O-3  to R-3 PUD, B-2 PUD, and O-3 PUD. 

        

LOCATION: Highway 34 and Fallbrook Blvd.
  

LAND AREA: Annexation #05109- Approximately 41.7 acres
Change of Zone #05085- Approximately 378 acres

CONCLUSION: The proposed annexation is within the future service limit line and is
within Priority A of Tier One. All utilities are available to serve the area
of annexation. This proposal is to combine an existing use permit,
community unit plan and preliminary plat into a Planned Unit
Development. A large portion of the area has been final platted and
built. The proposed PUD will allow for greater flexibility in the future
and will make amendments easier. The annexation and PUD are in
conformance with the Comprehensive Plan and  Zoning Ordinance.

RECOMMENDATION: 

Annexation        Approval

Change of Zone    Conditional Approval

Waivers: 

1. Lot area        Approval

2. Lot width                   Approval

3. Front, side and rear yard setbacks.        Approval

4. Parking requirements.        Approval

5. Secondary dwelling units on the same lot as the main dwelling unit.        Approval

6. Front yard setback for signs.        Approval

7. Cul-de-sac design.         Approval

8. Roadway platform approach to allow a maximum slope of 3%.        Approval

9. Sanitary Sewer depth greater than 15'.         Approval

10. Tangent length for streets.        Approval
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11. Allow sewer and water mains on the same side of the street.        Approval

12. Pedestrian way easements.        Approval

13. Allow the transfer of sanitary sewage from one drainage area to another.    Approval

14. That lots front upon public streets or private roadways.         Approval

15. The requirement that where public streets are continuation of        Approval

existing street, the existing street name shall be used to permit the 

street name of Fallbrook Blvd. west of N. 1  St.st

16. Sign regulations as identified in the notes        Approval

GENERAL INFORMATION:

LEGAL DESCRIPTION: See attached

EXISTING ZONING:  R-3, Residential; O-3, Office Park; B-2, Planned Neighborhood
Business  

EXISTING LAND USE:   Residential and commercial

SURROUNDING LAND USE AND ZONING:  

North: AG, Agriculture Undeveloped
South: R-3 & R-5 Residential Single family and multi-family south of U.S.

Highway 34
East: AG, Agriculture Acreage development
West: AG, Agriculture Undeveloped, Highland View preliminary plat for

single family residential

HISTORY:

November 14, 2004 Use Permit #124A to waive internal side yard setbacks in the
O-3 District was approved by City Council.

August 19, 2002 Special Permit #1808B to expand the boundary of the
Community Unit Plan was approved by City Council.

June 25, 2001 Special Permit #1808A to amend the CUP was approved by
City Council. 
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January 24, 2000 Use Permit #124, Special Permit #1808 Community Unit Plan
and Preliminary Plat #99023 for Fallbrook was approved by the
City Council.

COMPREHENSIVE PLAN SPECIFICATIONS:

Lincoln’s future urban growth should generally occur in multiple directions around the existing city. Lincoln will

continue to have managed and contiguous growth. (F-17)

Maximize the community’s present infrastructure by encouraging a greater amount of commercial space per

acre and more dwelling units per acre in new neighborhoods. (F-17)

Streams, trees, open space and other environmentally sensitive features should be preserved within new

development as design standards allow. (F-18)

Many activities of daily living should occur within walking distance. Neighborhoods should include homes,

stores, workplaces, schools, and places to recreate. Interconnected networks of streets, trails, and sidewalks

should be designed to encourage walking and bicycling, reduce the number and length of automobile trips,

conserve energy and for the convenience of the residents. (F-18)

The Land Use plan designates this site as urban residential and commercial. The area of annexation is within

the future service limit. (F-23)

Future Service Limit: The land use plan also displays the future service limit for the City of Lincoln. Land inside

this line represents the anticipated area to be provided with urban services within the planning period. (F-28)

Urban Growth Tiers- The area for annexation is shown in Tier One Priority A. (F-31)

Commerce Centers are defined as areas containing a mix of retail, office, services and residential uses, with

some light manufacturing and warehousing in selected circumstances. Commerce Centers have been divided

into three separate size categories. The three categories of Commerce Center are: Regional Centers,

Community Centers and Neighborhood Centers. Fallbrook is identified as a Community Center. (F-40, 41)

Typically, new Community Centers will range from 300,000 to 500,000 square feet. Community centers are

intended to be smaller in scale and intensity of uses than Regional Centers and serve a more targeted market

and geographic area. Community Centers tend to be dominated by retail and service activities, although they

can also serve as campuses for corporate office facilities and other mixed-use activities. (F-45)

Guiding principles for new neighborhoods include the following principles:

1. Encourage a mix of housing types, single family, townhomes, apartments, elderly housing all within

one area;

2. Similar housing types face each other: single family faces single family, change to different use at

rear of lot;

3. Parks and open space within walking distance of all residences;

4. Multi-family and elderly housing nearest to commercial area;

5. Pedestrian orientation; shorter block lengths, sidewalks on both sides of all roads;

6. Public uses (elementary schools, churches) as centers of neighborhood-shared facilities (city parks

& school sites). (F-67)

UTILITIES: All utilities are available to serve this development.
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TRAFFIC ANALYSIS:

Alvo Rd. and NW 12  St. are designated  minor arterial in the 2025 Comprehensive Plan.th

N.W. 12  St. has not been constructed south of Alvo Rd. The 2025 Comprehensive Plan,th

under proposed projects, identifies N.W. 12  St. as 4 lanes plus turn lanes from Highlandsth

Blvd. to Alvo Rd. and Alvo Rd. as 4 lanes plus turn lanes from N.W. 12  St. to Arbor Rd.th

NW 12  St. is not proposed to be constructed with this application.  th

N. 1  St. is designated a principal arterial in the 2025 Comprehensive Plan. The 2025st

Comprehensive Plan, under proposed projects, identifies N. 1  St. as 4 lanes plus turnst

lanes from US-34 to Alvo Rd.   

These projects are not listed in the City’s 2005-2011 Capital Improvement Program.

PUBLIC SERVICE:  
The nearest fire station is Station 14 located at 5435 NW 1  St.st

The nearest elementary school is Fredstrom located at N.W. 10  St. and W. Harvest Dr.th

There is a proposed middle school within this development.

ANALYSIS:

1. This request is to annex approximately 41.7 acres and for a change of zone from
AG, R-3, O-3 and B-2 to a Planned Unit Development (PUD) for 1,767 residential
units and 680,000 square feet of commercial space. The PUD will allow for greater
flexibility in the overall development and require less amendments in the future.

2. The commercial area was previously approved for 680,000 square feet; 500,000
square feet office and 180,000 square feet retail. The proposed PUD does not
change the allocated square footage. The 180,000 square feet of retail is shown
within the Village Center.           

3. The PUD allows a density of 1,767 dwelling units. The dwelling units are comprised
of the following:
Single family/attached single family 696 du
Village Center lofts  60 du
Village Center Row-house  50 du
Multi-family 557 du
Unassigned 404 du

4. A substantial portion of the Fallbrook development has been final platted into
buildable lots. (See attached site plan and aerial) The proposed site plan does not
change the layout of areas that have a final plat.
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5. The area of annexation is within the future service limit and is contiguous to the city
limits. The uses designated within the annexation area are multi-family,
school/recreation and the extension of Alvo Rd. to NW 12  St. th

6. The area of annexation is designated as Tier 1, Priority “A” in the 2025
Comprehensive Plan. The Comprehensive Plan identifies Priority “A” of Tier 1 as
areas designated for near term development generally contiguous to existing
development and should be provided with basic infrastructure within 12 years of the
adoption of the Plan. 

7. The proposed uses for the annexation area are compatible with the adjacent land
uses and in conformance with the 2025 Comprehensive Plan. 

8. This PUD will allow angle parking on Fallbrook Blvd. between the two round-a-
bouts; NW 6  St south of Blue Sage Blvd. and on NW 7  St. south of Blue Sageth th

Blvd. The portion of the streets that allow angled parking will be vacated and
changed to private streets. An application for the street vacation has been
submitted and is scheduled for Public hearing at Planning Commission on March
15, 2006.

9. A portion of the PUD is designated Village Center. This area is proposed to be a mix
of retail, dwellings above the first floor of a building containing another permitted use
retail townhouses. The Village Center utilizes New Urbanism concepts such as,
buildings located closer to the street with parking in the rear, smaller lots and mixed
uses.

10. The proposed waivers are the same waivers that were previously granted through
the Use Permit, Special Permit and Preliminary Plat.

CONDITIONS OF APPROVAL:

1. This approval permits 1,767 dwelling units, 680,000 square feet of commercial and
variances to zoning ordinance, subdivision ordinance and design standards.

2. The City Council approves ANN #05019

General:

3 Final Plats will be approved by the Planning Director after:

3.1 The applicant completes the following instructions and submits the
documents and plans to the Planning Department office and the plans are
found to be acceptable:
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3.1.1 Revise the site plan to show:

3.1.1.1 Show the location of the proposed streets west of NW
12  Street within the Highland View development.th

3.1.1.2 Revise Block 2 to meet block length requirements.

3.1.1.3 A PUD is not allowed over AG zoned land. Revise the
boundary of the PUD to eliminate the AG area south of
the Village Center or change the zoning on the AG
area.

3.1.1.4 Label the area west of Tallgrass Parkway that is outside
of the limits of this PUD as “Next Phase Property.”

3.1.1.5 Change the use of Lot 1, Block 6 to School
site/Park/YMCA. Add a note stating that final layout of
Lot 1, Block 6 shall be done by administrative
amendment.

3.1.1.6 Identify the use of all outlots in a table format. 

3.1.1.7 Make revisions to the satisfaction of Public Works &
Utilities per their memo of January 13, 2006.

3.1.1.8 Make revisions per Public Works Watershed
Management memo of January 23, 2006.

3.1.1.9 Add utility easements as requested by the December
23, 2005 LES memo.

3.1.1.10  Show a bike trail on the south side of Alvo Rd. from
NW 12  St. to NW 1  St. th st

3.1.1.11  Add the prefix “West” to Alvo Rd.

3.1.1.12  Change multi family units to 557 in the density table on
Sheet 2. 

3.1.1.13 Show NW 6  & NW 7  St. south of Blue Sage Blvd. asth th

a private road. Show Fallbrook Blvd. from 175' east of
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the west round-about (Outlot M) to 50' west of the east
round-about (Outlot I) as a private road. 

3.1.1.14  Dimension the right-of-way on each side of the median
on West Alvo Rd.

3.1.1.15 On Sheet 6 label the sign envelope at the northwest
corner of Fallbrook Blvd. and N. 1  St. Delete the notest

“not part of this CUP” on the south side of Fallbrook
Blvd.

3.1.1.16  On Sheet 7 correct the cross section of Fallbrook Blvd.,
NW 6  St. and NW 7  St.th th

3.1.1.17 On Sheet 7 show the angled parking on Fallbrook Blvd.,
NW 6  St. and NW 7  St.; use a symbol to identify theth th

common walls within the townhouse area and change
the title from “Town” to “Village”.

3.1.1.18 On Sheet 7 identify the lot line between Lots 2 & 3. 

3.1.1.19 Label all private streets.

3.1.1.20 List all waivers on Sheet 2. 

3.1.1.21  In the first line of the PUD legal description add “a
portion of”, before Lot 10 I.T.

3.1.2.22 Revise the notes as follows:
Village Center:
a. Under permitted uses, revise bb to read, “Attached
dwellings in buildings containing three units or more.”
b. Revise the parking regulations to state that diagonal
parking is only allowed on private streets.
c. In height and area regulations state that the setback
for parking shall be 15' along Fallbrook Blvd. 
d. In parking regulations specifically clarify what Section
27.67.030 (d) pertains to. 
e. In height and area regulations clarify what Section
27.31.090 (e) pertains to.
f. In height and area regulations clarify what Section
27.31.050 and 27.71.115 pertain to.
Office Area
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a. Delete the note, “Front yards required on only one
street frontage in case of double frontage lots.”
b. Add a note stating that internal side yard setbacks
are 0'.
Residential Type 1
a. Delete “existing” from single family.
Residential Type 2
a. Delete the note, “Front yards required on only one
street frontage in case of double frontage lots.”
Residential Type 3
a. Add the following; “Secondary dwelling units which
are either detached or attached to a single family
dwelling unit on the same lot are approved provided that
they are: under the same ownership as the single family
unit, have less than800 square feet of floor area and
have two or fewer bedrooms.”
Residential Type 4
a. Delete the note stating the minimum distance
between lots shall be 15'.
Residential Type 5
a. Delete the note, “Front yards required on only one
street frontage in case of double frontage lots.”
Multi-Family
a. Add a note stating that vehicular access shall be
relinquished to Alvo Rd.

3.2 The sidewalks, streets, drainage facilities, street lighting, landscape screens,
street trees, temporary turnarounds and barricades, and street name signs
have been completed or the subdivider has submitted a bond or an escrow
of security agreement to guarantee their completion.

3.3 The subdivider has signed an agreement that binds the subdivider, its
successors and assigns:

to complete the street paving of public streets, and temporary
turnarounds and barricades located at the temporary dead-end of the
streets shown on the final plat within two (2) years following the approval
of the final plat.

to complete the paving of private roadway, and temporary turnarounds
and barricades located at the temporary dead-end of the streets shown
on the final plat within two (2) years following the approval of this final
plat. 
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to complete the installation of sidewalks along both sides of streets as
shown on the final plat within four (4) years following the approval of the
final plat.  

to complete the installation of sidewalks along N. 1  St. and West Alvo Rd.asst

shown on the final plat within two (2) years following the approval of this final
plat.

to complete the public water distribution system to serve this plat within
two (2) years following the approval of the final plat. 

to complete the public wastewater collection system to serve this plat
within two (2) years following the approval of the final plat.

  
to complete the enclosed public drainage facilities shown on the
approved drainage study to serve this plat within two (2) years following
the approval of the final plat.

to complete land preparation including storm water detention/retention
facilities and open drainageway improvements to serve this plat prior to
the installation of utilities and improvements but not more than two (2)
years following the approval of the final plat

to complete the installation of public street lights along streets within this plat
within two (2) years following the approval of the final plat.

to complete the installation of private street lights along streets within this
plat within two (2) years following the approval of the final plat.  

to complete the planting of the street trees along streets and private
roadways within this plat within four (4) years following the approval of the
final plat.

to complete the planting of the street tress along N. 1  St. and West Alvo Rd.st

as shown on the final plat within two (2) years following the approval of this
final plat.

to complete the planting of the landscape screen within this plat within two
(2) years following the approval of the final plat.

to complete the installation of the street name signs within two (2) years
following the approval of the final plat.
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to complete any other public or private improvement or facility required by
Chapter 26.23 (Development Standards) of the Land Subdivision Ordinance
in a timely manner which inadvertently may have been omitted from the
above list of required improvements.

to maintain the outlots and private improvements on a permanent and
continuous basis.

to maintain the plants in the medians and islands on a permanent and
continuous basis.

to retain ownership of or the right of entry to the outlots in order to maintain
the outlots and private improvements on a permanent and continuos basis
and to maintain the plants in the medians and islands on a permanent and
continuous basis.  However, the subdivider may be relieved and discharged
of this maintenance obligation upon creating, in writing, a permanent and
continuous association of property owners who would be responsible for said
permanent and continuous maintenance.  The subdivider shall not be
relieved of such maintenance obligation until the private improvements have
been satisfactorily installed and the documents creating the association have
been reviewed and approved by the City Attorney and filed of record with the
Register of Deeds.

to properly and continuously maintain and supervise the private facilities
which have common use or benefit, and to recognize that there may be
additional maintenance issues or costs associated with providing for the
proper functioning of storm water detention/retention facilities as they were
designed and constructed within the development, and that these are the
responsibility of the land owner.

to continuously and regularly maintain the street trees along the private
roadways and landscape screens.

to comply with the provisions of the Land Preparation and Grading
requirements of the Land Subdivision Ordinance.

to submit to the Director of Public Works a plan showing proposed measures
to control sedimentation and erosion and the proposed method to
temporarily stabilize all graded land for approval.

to submit to the lot buyers and home builders a copy of the soil analysis.
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to protect the trees that are indicated to remain during construction and
development.

to relinquish the right of direct vehicular access to N. 1  St., Alvo Rd. andst

Hwy 34 from lots abutting said streets.

General:

4.  Before receiving building permits:

4.1 The permittee shall have submitted a revised and reproducible final plan
and the plans are acceptable:

4.2 The construction plans shall comply with the approved plans.

4.3 Final Plats shall be approved by the City.

STANDARD CONDITIONS:

5. The following conditions are applicable to all requests:

5.1 Before occupying the dwelling units/buildings all development and
construction shall have been completed in compliance with the approved
plans.

5.2 All privately-owned improvements shall be permanently maintained by the
owner or an appropriately established homeowners association approved by
the City Attorney.

5.3 The site plan accompanying this plan unit development shall be the basis for
all interpretations of setbacks, yards, locations of buildings, location of
parking and circulation elements, and similar matters.

5.4 This ordinance's terms, conditions, and requirements bind and obligate the
permittee, its successors and assigns.

5.5 The City Clerk shall file a copy of the ordinance approving the planned unit
development and the letter of acceptance with the Register of Deeds.  The
Permittee shall pay the recording fee in advance.

6. The site plan as approved with this ordinance voids and supersedes all previously
approved site plans and all ordinance approving previous permits.
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Prepared by:

Tom Cajka
Planner

DATE: February 15, 2006

APPLICANT: Olsson Associates
1111 Lincoln Mall
Lincoln, NE 68508
(402) 474-6311

OWNER: NEBCO, Inc.
1815 Y St.
Lincoln, NE 68508
(402) 434-1212

CONTACT: Scott Osterhaus
Olsson Associates
1111 Lincoln Mall
Lincoln, NE 68508
(402) 458-5630
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